














 

 

City of Bloomington  
 

General Assessment Policies 
------------------------------------------------ 

January, 1962 
 

A. 
 
SPECIAL ASSESSMENTS - GENERAL 

The assessment rate for any special assessment district is computed by dividing the total 
assessable cost of such improvement by the total number of assessment units, such as dividing 
the total cost of a water lateral project by the total adjusted front footage of property served by 
that project.  The entire project is considered as a whole in computing the assessment rate and 
applying it to all properties. 
 
The cost of installing the improvement in front of, or past, any particular parcel of property is not 
the basis for assessment. 
 
All property within the assessment district, whether City, park, school or private property, is 
assessed in a uniform manner upon lands similarly situated.3 
 
All footages are computed to the nearest tenth of a foot, but the recorded figure is an even foot.  
If the footage is 84.7 feet, 84 feet is used.  Areas are computed and recorded to the nearest square 
foot. 
 
In general, the front footage applies only to property, which borders a public street or right-of-
way.  Footage is not charged where the utility is located within an easement unless the utility is 
located in the easement to specifically serve that property.  Whenever property that has not been 
assessed for laterals connects to a line located in an easement, a connection charge must be 
made. 
 
Assessments for improvements benefiting properties developed as a “condominium” or a 
“planned community” shall be separately assessed against the “units” within such development, 
and no special assessments shall be made against the “common elements” thereof.  For purposes 
of these assessment policies, the definitions of the terms “condominium”, “planned community”, 
“unit”, and “common element” shall be as provided in Minn. Stat. Section 515B.1-103.  The 
method of assessment is more specifically described in Section D.9. below. 4 
 

Connection Charges
1
 are used to assess for sanitary sewer and water lateral benefits beyond the 

150-foot depths in residential areas or the 300-foot depth in commercial-industrial zones.  In 
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order to serve areas with development beyond these depths, sanitary sewer and water mains must 
be oversized and placed deeper for gravity flow.  Since the initial lateral assessment covers only 
the front 150 or 300 feet in an area, under the assessment policy, some methods of collecting the 
cost of the extra depths in sanitary sewers and oversizing mains in both sewer and water mains is 
necessary.  

 
B.  

 
BASIC ASSESSMENT DATA REQUIRED FOR EACH PARCEL 

1.   Area (see E.I. Areas) 
Area is used for computing storm sewer and sanitary sewer trunk assessments.  Area used is 
the gross area of the parcel as it is benefited by each separate improvement.  Normally, there 
will be only one area; and it will apply to both storm sewer and sanitary sewer trunk. 
 
All property within district boundaries is to be included.  District boundaries are determined 
by the engineer. 

 
In general, all property will be assessed.  Permanent ponding areas or property below the 
bluffs of the Minnesota River or Nine Mile Creek may be exempt. 

 
2.  Adjusted Front Footage

 
 (see E.II. Adjusted Front Foot) 

Adjusted front footage is used for all improvements except storm sewer and sanitary sewer 
trunk.  In the adjusted front footage method, odd- shaped lots are adjusted to an average 
frontage that would be the equivalent to the frontage of a rectangularly shaped lot of the same 
area and depth. 

 
C. 

 
DETAILS OF COMPUTING ADJUSTED FRONT FOOTAGE 

1. Odd-Shaped Lots
 

 (Index A:  see E.II. Example 1) 

 For odd-shaped lots, such as exist on cul-de-sacs or triangular intersections, etc., the adjusted 
front footage is computed by dividing the area of the lot, up to a maximum distance of 150 
feet from the street where the improvement is to be installed, by 150 (or by the average 
depth, if less than 150 feet).  

 
2.  Approximately Rectangular Lots
 

 (Index B:  see E.II. Example 2) 

 For a lot which is approximately rectangular, the adjusted front footage is computed by 
averaging the front and back sides of the lot.  If the lot is deeper than 150 feet, the width at 
the 150-foot depth is used for the back lot line.  This method is used only where the diver-
gence between front and rear lot lines is 5 feet or less. 

 
3.   Rectangular Lots
 

 (Index C) 

    For the normal rectangular lot, the adjusted front footage is the actual front footage of the lot. 
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4. Shallow Lots
 

 (Index D:  see E.II. Example 3) 

 For rectangular lots under 130 feet in depth, or irregular lots averaging less than 130 feet in 
depth, the adjusted front footage is determined by actual lot area divided by 130 feet. 

 
5. Corner Lots
 

 (Index E:  see E.II.  Example 4) 

 Corner lots are treated like any other lot, and there is no assessment for the first 150 feet on 
the side street.  If the depth is over 150 feet, a second frontage is computed. 

 
6. Large Tracts

 
 (Index F:  see E.II. Examples 4, 5, 6 and 7) 

Large tracts may have adjusted front footage on two or more sides.  This adjusted front 
footage shall apply only to improvements on the particular street upon which the adjusted 
front footage faces.  The corners of these large tracts shall be considered as side lots.  A 
distance of 150 feet back from the corner on one of the streets at each street intersection shall 
be considered as the side of the lot and will not receive an adjusted front footage assessment.  
Corner credits are given on last side assessed. 

 
7. Double Frontage Lots
 

 (Index G:  see E.II. Example 8) 

  For double frontage lots, 150 feet or less in depth, a single adjusted front footage is computed 
by using Index A, B, C or D. 

 
      If the lot is more than 150 feet in depth, the area within the first 150 feet of depth abutting the 

primary access is divided by 150 to arrive at the first adjusted front footage.  The balance of 
the lot is then used in computing the second frontage by using Index A, B, C or D. 

 
      If the second frontage abuts a MSA, County or State roadway3 where restricted access is 

desired by the City, an exemption for the first 150 feet of such second frontage may be 
granted upon receipt by the City of a formal access restriction executed by the property 
owner.  Such formal access restriction shall be in the form of a deed for a planter (non-
access) easement, running to the City of Bloomington, with a minimum width of 10 feet. 

 
8. Neck Lots
 

 (Index I:  see E.II. Example 9) 

     For lots that have a small frontage on a street, with a narrow strip running back 130 feet or 
more, an adjusted frontage of 80 feet is arbitrarily assigned. 

 
9. Areas Partially Served by Utilities
 

 (see E.II. Examples 6 & 7) 

  For any tract or parcel which is only partially served by water or sewer lateral, only that part 
so served will be assessed and computed as adjusted front footage for the particular project 
for which the assessment is figured. 
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D. 

 
SPECIFIC ASSESSMENT PROCEDURES 

1. Sanitary Sewer Trunk Lines
 

 (see E.III. Sanitary Sewer Trunk) 

 The Assessment for trunk lines is based on area.  A graduated area method of assessment for 
sanitary sewer trunk districts has been established.  By this method, property up to 12,000 
square feet in any one parcel will be assessed at the full rate; and all square footage over 
12,000 square feet in any tract will be assessed at 75% of the full rate.     

 
   The same rate is used for all sanitary sewer trunk districts; except that, over a period of time, 

this rate may be adjusted to take into account general increases or decreases in the cost of 
construction. 

 Assessments are spread over a l0-year period. 
 
2. Storm Sewers
 

 (see E.IV. Storm Sewer) 

 The assessment for storm sewers is based on area.  One-half of the cost of storm sewers is 
assessed directly to the properties in an area, with the remaining half paid out of General 
Obligation funds. 

 
      The basis for a storm sewer assessment is not the installation of a pipe in front of a particular 

property, but rather, the installation of pipe in an area.  The definition of these areas is done 
by topographic maps and data in the City Engineer's office.  When installation of the pipe is 
completed in full in an area, the area is assessed in full.  Any area that contributes water to 
this system, whether by overground runoff or by piping, is assessed up to the current rate per 
square foot.  Credit is given for previous assessments or installations by subdividers. 

 
      Assessments are spread over a 10-year period. 
 
3. Concrete Curb & Gutter
 

3 

    The adjusted front foot method is used.   Curb and gutter assessments include items 
necessary and related to such an improvement to meet city standards.  Assessments are 
spread over a 10-year period. 

 
a. Initial Construction - The rate of assessment to be utilized when concrete curb and gutter 

is constructed to meet city standards the first time (except as set forth in Sec. D.3b(3)) is 
to be based on the use of the land as follows: 
 
(1) single family and two family land uses as shown on the City Assessor’s records at a 

rate equal to 100% of that year’s cost on residential street curb and gutter projects 
(involving initial construction). 
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(2) all other land uses at a rate equal to 100% of the cost of the curb and gutter being 
improved on that project. 

  
b. Subsequent Reconstruction - The rate of assessment to be utilized when concrete curb 

and gutter is reconstructed is to be based on the use of the land as follows: 
 

(1) single family and two family land uses as shown on the City Assessor’s records at a 
rate equal to 25% of that year’s cost on residential street curb and gutter 
reconstruction projects, with the remaining 75% paid from city-wide general property 
taxes. 

 
(2) all other land uses at a rate equal to 50% of that year’s cost on residential street curb 

and gutter reconstruction projects, with the remaining 50% paid from city-wide 
general property taxes. 

 
(3) any roadway having the pavement reconstructed which also requires concrete curb 

and gutter construction to bring the roadway up to city standards, shall have the 
concrete curb and gutter assessed in accordance with section D.3.b(1) and D.3.b(2) 
depending on land use. 

 
(4)4any streets not eligible for reconstruction under the Pavement Management Program 

which also require concrete curb and gutter, shall be assessed at a rate equal to 100% 
of the cost of the concrete curb and gutter.  

 
 4. Permanent Surfacing
 

3 

 The adjusted front foot method is used.  Pavement assessments include items necessary and 
related to such an improvement to meet city standards.  Assessments are spread over a 10-
year period. 

  
a. Initial Construction - The rate of assessment to be utilized when a pavement is 

constructed to meet city standards for the first time to be based on use of the land as 
follows: 

   
(1) single family and two family land use as shown on the City Assessor’s records at a 

rate equal to 100% of that year’s cost on residential street pavement projects 
(involving initial construction).  

 
(2) all other land uses at a rate equal to 100% of the cost of the pavement being improved 

on that project. 
 

b. Subsequent Reconstruction - The rate of assessment to be utilized when a pavement 
which meets city standards is reconstructed is to be based on the use of the land as 
follows: 
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(1)  single family and two family land use as based on the City Assessor’s records at a 
rate equal to 25% of that year’s cost on residential street pavement reconstruction 
projects, with the remaining 75% paid from city-wide general property taxes. 

   
 (2) all other land uses at a rate equal to 50% of that year’s cost on residential street  

 pavement reconstruction projects, with the remaining 50% paid from city-wide  
 general property taxes. 

 
 (3)4any streets not eligible for surfacing reconstruction under the Pavement Management  

 Program, shall be assessed at a rate equal to 70% of the cost of the surfacing. 
 
(4)6any gravel streets that are eligible for surfacing under the Pavement Management 

Program shall be assessed for pavement reconstruction in accordance with sections 
D.4b(1) and D.4b(2) 

 
5. Sidewalk 
 
     Adjusted front footage method is used.  When sidewalk is installed on a MSA, County or 

State roadway3 or in an approved school walkway system, no assessment is made; otherwise, 
assessment is spread over a 10-year period. 

  
6. 
 

Sanitary Sewer Lateral, Water Lateral 

     Sanitary sewer laterals and water laterals are assessed on the adjusted front footage basis. 
 
     Only that property within 150 feet of the street right-of-way is considered served by and 

assessed for sanitary sewer and water laterals.  All other property - more distant than 150 feet 
from the street right-of-way may be subject to "connection charges" or future assessments. 

 
     All sewer and water lines, regardless of size or designation, are considered as laterals to 

adjacent property.  Trunk sewers and large water lines that provide lateral service are 
considered as laterals. 

 
     Whenever a corner lot has a sewer or water line on its side, but not in front of the lot, it shall 

be included in the assessment district. 
  
 Assessments on laterals are spread over a 20-year period. 
 
7. Connection Charges
 

1 

     Only that property lying within 150 feet of the street right-of-way where utilities are installed 
is considered to be served by and assessed for the sewer and water lines.  Property lying more 
distant than 150 feet from the street right-of-way is required to pay a connection charge when 
that property is developed and the development is connected to the sewer and water utilities.  
In effect, this is a deferred charge or assessment, and may be paid in cash; or, if the amount 
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of the connection charge exceeds $500.00, it may be added to the assessment roll by 
submission of waivers of hearing. 

 
    Connection charges are computed by dividing the area of the property subject to connection 

charges by 150 and multiplying by 50% of the average of the most recent 5 years' assessment 
rates. 

 
    Records are kept; and when assessments or connection charges are processed, strips of 

property 150 feet deep are recorded as levied.  In the future, should other streets go in, the 
area so marked would be subject to assessment for utilities, but would receive full credit 
(without interest) for any connection charges previously paid or levied. 

 
     However, connection charges for any property lying within 150 feet of an existing street that 

has utilities installed, but which has not been previously assessed for utility construction, will 
be calculated on the full last previous assessment rate.  

 
8. Restricted Access
 

2 

   On any property having frontage on a street designed as a County road, MSA3 or State 
highway, where direct driveway access to that street is not desired by the City, and when the 
property owner grants to the City a formal access restriction, there shall be no special 
assessment for curb and gutter or permanent surfacing constructed on the County road, MSA3 
or State highway.  Such formal access control shall be in the form of restrictive covenant 
declaration prohibiting driveways.  Such declaration shall run with and bind the land and be 
enforceable by the City. 

 
9. Condominiums and Planned Communities
 When assessments are to be made for improvements benefiting properties that are developed 

as a condominium or as a planned community, the following process shall be applicable: 

5 

  
(a) Total adjusted front footage and assessable area amounts (as applicable) shall initially be 

calculated for the condominium or planned community development as a whole, 
including both units and common elements, as if they constituted a single parcel, using 
the assessment procedures described in these policies. 

 
(b) These total adjusted front footage and assessable area amounts shall then be allocated 

among the units in the condominium or planned community.  No allocation shall be made 
to common elements.  Absent a determination by the City Council that an alternative 
approach is more appropriate in a given circumstance, the total adjusted front footage and 
assessable area amounts shall be allocated among the units as follows: 
   
(1) condominiums - allocated among the units in the condominium on the  basis of each 

unit’s percentage ownership of the common elements; and 
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(2) planned communities (including townhomes) - allocated equally among the units in 
the planned community (Example: each unit in a ten unit development would be 
allocated 1/10 of the total adjusted front footage and assessable area). 

 
(c) The assessable improvement rates shall then be applied to the adjusted front footage and 

assessable areas of the individual units to determine the assessable amounts for each unit. 
 
 
 
 
 
 
1D.7.   Connection Charges

 

: Amended by Council resolutions April 5, 1971; December 26, 
1973; and July 16, 1979 

2D.8. Restricted Access:  Added by Council May 9, 1977 
 
3A.  Uniform Manner   Added by Council July 20, 1992 
 C.7. MSA, County, or State Roadway
 D.3. 

 Added by Council July 20, 1992 
Concrete Curb and Gutter

 D.4. 
  Added by Council July 20, 1992 

Permanent Surfacing
 D.5. 

   Added by Council July 20, 1992 
MSA, County, or State Roadway

 D.8. 
 Added by Council July 20, 1992 

MSA
 

     Added by Council July 20, 1992 

4D.3.b(4) 
      Added by Council November 4, 1996 

Concrete Curb and Gutter on streets not meeting PMP minimum 

4D.4.b(3) 
      Added by Council November 4, 1996 

Permanent Surfacing on streets not meeting PMP minimum 

 
5D.9.  Condominiums and Planned Communities

Added by Council September 8, 1998 
  

 
6D.4.b(4) Gravel streets in PMP
 

  Added by Council May 5, 2008 
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